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MEMORANDUM 

To: City Planning Commission, Committee of the Whole 

Prepared By: Hilary Dvorak, Principal City Planner, (612) 673-2639 

Date: May 14, 2020 

Subject:  800 14th Avenue Southeast development, 800 and 808 14th Avenue Southeast and 1415 
8th Street Southeast 

 

SITE DATA 

Existing Zoning 
R5 Multiple-family District (1415 8th Street Southeast) 
I1 Light Industrial District (800 and 808 14th Avenue Southeast) 
UA University Area Overlay District 

Lot Area 51,359 square feet / 1.18 acres 

Ward(s) 3; adjacent to 2 

Neighborhood(s) Marcy Holmes; adjacent to Como and the University of Minnesota 

Future Land Use Urban Neighborhood 

Goods and Services 
Corridor 15th Avenue Southeast 

Built Form Transit 15 

SITE DESCRIPTION 
The development site occupies the block bounded by 14th Avenue Southeast, 15th Avenue Southeast, 8th Street 
Southeast and the railroad tracks. There are currently three buildings on the development site; all three of the 
buildings would be demolished as part of the development. 

The site has unique platting. For purposes of determining yards, historical platting was used. The property has two 
front yards; one on 14th Avenue Southeast and one on 15th Avenue Southeast. 8th Street Southeast is a corner side 
yard and the railroad tracks are an interior side yard. 

PROJECT DESCRIPTION 
The applicant is proposing to construct a new 12-story, mixed-use development designed with three main 
components; a mid-rise student housing structure, structured parking lined with walk-up units and a 2,500 square 
foot retail space on the corner at 15th Avenue Southeast and 8th Street Southeast. In total there would be 266 
dwelling units within the building (761 bedrooms) and 193 structured parking spaces. The applicant has indicated 
that all of the dwelling units will be fully furnished. 

The site is zoned R5 Multiple-family District and the I1 Light Industrial District and is located in the UA University 
Area Overlay District. The applicant is proposing to rezone the site to the OR3 Institutional Office Residence 
District. The UA University Area Overlay District will remain. 
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The height limitation in the OR3 Institutional Office Residence District is six stories or 84 feet, whichever is less. 
The applicant is proposing to construct a 12-story building that is 140 feet tall. There is a nine to ten-foot grade 
change on this site between 14th Avenue Southeast and 15th Avenue Southeast. Given this, the building is 12 stories 
along 15th Avenue Southeast and 11 stories along 14th Avenue Southeast. 

The maximum Floor Area Ratio (FAR) in the OR3 Institutional Office Residence District is 3.5. The development 
qualifies for the 20 percent enclosed parking density bonus. This brings the as-of-right FAR to 4.2. The applicant is 
proposing to construct a building with a FAR of 6.71. 

The parking requirement in Chapter 541, Off-Street Parking and Loading is one space per dwelling unit or 266 
spaces. However, the UA University Area Overlay District has a parking requirement of .5 parking spaces per 
bedroom or 380 spaces. The retail portion of the development has a minimum parking requirement of four spaces. 
The applicant is proposing to have 193 parking spaces on the site. 

The OR3 Institutional Office Residence District has maximum lot coverage and impervious surface requirements 
as well as minimum setback requirements. The proposed development exceeds the 70 percent lot coverage 
maximum and the 85 percent impervious surface maximum. In addition, none of the required yards are being 
met. 

APPLICATIONS 
Based on staff’s preliminary review, the following land use applications have been identified: 

1. Rezoning from the R5 Multiple-family District and the I1 Light Industrial District to the OR3 Institutional 
Office Residence District. 

2. Conditional use permit to increase the height of the building from 6 stories/84 feet to 12 stories/140 feet. 
3. Variance to increase the maximum Floor Area Ratio from 4.2 to 6.71. 
4. Lot coverage variance from 70 percent to 83.3 percent. 
5. Impervious surface variance from 85 percent to 90.8 percent 
6. Parking variance from 384 spaces to 193 spaces. 
7. Variance to reduce the required front yard along 15th Avenue Southeast from 15 feet to 5 feet. 
8. Variance to reduce the required front yard along 14th Avenue Southeast from 15 feet to 5 feet. 
9. Variance to reduce the corner side yard setback along 8th Street Southeast from the required 15 feet to 0 

feet. 
10. Variance to reduce the north interior side yard setback from the required 27 feet to 10 feet for the building 

and to 0 feet for mechanical equipment and a dog run. 
11. Site plan review for a 12-story, 266-unit (761 bedrooms) residential building with approximately 2,500 

square feet of ground floor commercial space. 

Additional applications may be required, depending on the plans that the applicant formally submits. 

APPLICABLE POLICIES 
The following policies from the comprehensive plan, Minneapolis 2040 , apply to future development on this site: 

Future Land Use Guidance Staff Comment 

Urban 
Neighborhood 

Urban Neighborhood is a predominantly 
residential area with a range of allowed 
building types. May include small-scale 
institutional and semi-public uses (for 

The applicant is proposing to 
construct a 12-story, 266-unit (761 
bedrooms) building with 2,500 
square feet of commercial space. 

https://minneapolis2040.com/topics/land-use-built-form/
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example, schools, community centers, 
religious institutions, public safety facilities, 
etc.) scattered throughout. Like the 
Neighborhood Mixed Use category, 
commercial uses can continue serving their 
existing commercial function. Commercial 
zoning is appropriate for these properties, 
while expansion of commercial uses and 
zoning into surrounding areas is not 
encouraged. 

The site is currently zoned R5 and 
I1 and is in the UA Overlay. The 
applicant is proposing to rezone 
the property to OR3. 

Goods and 
Services 
Corridor 

Guidance Staff Comment 

15th Avenue 
Southeast 

Goods and Services Corridors serve two 
purposes: 1) To indicate where commercial 
uses should front in relation to properties 
guided for commercial future land uses, 
and 2) In addition to the guidance for the 
mixed use land use categories found in this 
section, Goods and Services Corridors 
identify where the establishment or 
expansion of commercial uses can be 
considered. Properties immediately 
adjacent to a Goods and Services Corridor 
may be considered for commercial activity, 
allowing for uses similar in scale and scope 
to the Neighborhood and Corridor Mixed 
Use categories. 

There will be 2,500 square feet of 
retail space provide on the corner 
of 15th Avenue Southeast and 8th 
Street Southeast. 

Built Form Guidance Staff Comment 

Transit 15 New and remodeled buildings in the Transit 
15 district should reflect a variety of 
building types on both moderate and large 
sized lots. Building heights should be 4 to 
15 stories. Building heights should be at 
least 4 stories in order to best take 
advantage of the access to transit, jobs, 
and goods and services provided by the 
Transit 15 district. Requests to exceed 15 
stories will be evaluated on the basis of 
whether or not a taller building is a 
reasonable means for further achieving 
Comprehensive Plan goals. 

The development occupies the 
entire block which is 1.18 acres in 
size. The building will be 12 stories 
tall. 

FEEDBACK REQUESTED 
Staff is requesting feedback on the following items: 
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1. The loading spaces for the building require that vehicles maneuver in the right-of-way. Given the size of 
the site, CPED believes that the loading spaces should be designed to be self-contained. 

2. CPED thinks that the use of the exterior materials looks busy. CPED believes that the material pallet should 
be simplified. 



May 6, 2020
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PURPOSE + VISION

Up Campus and Gilbane Development (GB UP Minneapolis, LLC) are excited to introduce the 15th Ave SE 
and 8th Street Student Housing Project. The Project is a forward looking mixed-use development designed 
with three main components; a mid-rise student housing structure, structured parking lined with walk-up 
town-homes, and a strong retail corner at 15th Avenue SE. Once realized, this development will strengthen 
the planned retail corridor, contribute to Minneapolis 2040 goals, and add much needed student housing 
to the neighborhood in an architectural feature that celebrates Minnesota culture and community.  

The development will contain approximately 266 fully furnished student apartments with associated 
amenities, 2,500 square feet of retail space along 15th Avenue SE and 8th Street, parking for 
approximately 193 cars.  

DESIGN DRIVERS

The project is located at the northwest corner of 8th Street SE and 15th Avenue SE in Southeast 
Minneapolis. The site is located along a planned Goods and Services corridor at 15th Avenue SE, and is 
designated Transit 15 on the built form map for the Minneapolis 2040 plan. Because of this, high density 
and a public focus at 15th Avenue are a priority. 

The project will be home to University of Minnesota students and seeks to create a unique and welcoming 
home. Drawing on the inherent qualities of the north woods of Minnesota, the project will be a familiar and 
relaxing location for students from the region as well as a cultural touch-point for students new to the area. 

The Marcy-Holmes Neighborhood Association has been engaged to review and help shape the project 
going forward.  Formal meetings have not occurred as of the time of this application.  

BUILDING AESTHETIC

The building aesthetics have drawn inspiration from the north woods of Minnesota and Minnesota lake 
culture.  Modern, contemporary cabin design directs the material palette which is currently anticipated to 
include wood tones, textures of charcoal gray, and muted, gray-green tones.

DESIGN RESPONSE

Two stories of masonry draw on the image of granite and slate outcroppings and provide the base for the 
building. The base massing engages the street in an approachable, human scale. Brick, metal panel and 
glazing are the anticipated materials for these lower levels.

Street appointments of pedestrian scaled amenities are anticipated with planters, benches, lighting, etc. 
to develop a scale appropriate to the foot traffic in and past the site.  

Nine floors of student housing rise above the base. The massing is broken into three elements along 8th 
street to provide relieve to the facade and ample outdoor space for residents. A combination of wood 
tone metal, gray-green fiber cement, and charcoal metal draw on the contemporary cabin inspiration as 
well as the tones of the forest itself.   

PARKING AND SERVICE

Resident parking within the building is accessed by a drive at mid-block along 8th street (for the level 1 
parking) as well as a drive at 14th Avenue (for parking on levels 2 and 3). All parking is fully enclosed and 
not visible from the street. Loading and service occur at 14th Avenue.

Because the property is fully furnished, move-in is a lower impact activity than a typical apartment 
building. Even so, the move-in process is carefully orchestrated to provide a trouble free process for 
residents and neighbors. Move-in time slots are scheduled ahead to maintain a manageable and smooth 
event. The designated loading spaces are located at the northwest service drive. Vehicles pull into the 
loading zone head-in and access the building through a man-door to the south of the loading zone. To 
leave the loading area, the vehicles pull forward through overhead doors that are dedicated to move-
in/loading needs. Loading vehicles enter the building and circulate through to exit head-out at the 
residential parking exit. 

Residential Trash and Recycle are located within the building at the northwest corner. It is anticipated 
that pickup will occur every two days. The full containers will be stored within the building and pulled into 
the loading area at time of pickup. Garbage trucks arrive at the property via the adjacent alleyway and 
leave via 14th Avenue.  After pickup, the containers are relocated in the interior trash room.  

Retail Trash and Recycle are located within the building adjacent to the retail space. Retail trash utilizes 
90-100 gallon trash carts (similar to residential). The trash carts will be rolled out at 8th Street to the apron 
for pickup, and returned to the trash room afterwards.

See figures 4.1 and 4.2 in the addenda for further information.

266 Residential Units	 761 Bedrooms

193 Parking Stalls 	 344,363 Gross floor area 

2500 SF Retail 	 12 Levels @ 15th Avenue

PROJECT DESCRIPTION
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